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CITY OF CHARLESTON .

SOUTH CAROLINA
29402

J. Paraen Gamraro, Ja Roszzr B. Grzason

Mayor

June 19, 1974

The Honorable J. Palmer Gaillard, Jr.
Mayor, City of Charleston

City Council
Charleston, South Carolina 29402

Dear Mayor and Councilmen:

It is a pleasure to submit herewith the Historic Preservation Plan for the
Peninsular portion of the City of Charleston. This report and plan is the
culmination of three years of research and study by the City's consultants
with the assistance of many of Charleston's citizens and organizations.

The attached report contains both long range and short term proposals.

Some of the short term proposals require adoption of new ordinances by the
City; others require strengthening of present programs or vigorous enforce-
ment of existing ordinances. The long range proposals are concerned with
activities or policies that cannot be carried out overnight. Some require
additional study and changes in State laws. We believe, however, they are
worthy objectives and should be pursued.

In all, we believe that this document sets forth action programs and long
range goals which are designed to protect Charleston Historic and Archi-
tectural Heritage. We recommend that it be widely distributed so that the
citizens of Charleston may understand and contribute to this program.

The Planning and Zoning Commission wishes to express jts appreciation to
the many organizations, City officials and individuals who have contributed
freely their time and effort to this program. We look forward to their con-
tinued cooperation and support.

Sincerely,

Robert M. Hollings, Chairma
Planning and Zoning Commission




SUMMARY OF RECOMMENDATIONS

* GIVE OFFICIAL RECOGNITION TO THE HISTORIC ARCHITECTURE INVENTORY * REQUEST THAT FUNDS BE AUTHORIZED FOR DESIGN STUDIES AIMED AT

BY ADOPTION OF AN ORDINANCE WHICH REQUIRES THAT ANY ADDITION,
ALTERATION, DEMOLITION OR MOVING OF ANY PROPERTY ON THE INVEN-
TORY BE REVIEWED AND APPROVED BY THE BOARD OF ARCHITECTURAL
REVIEW. PROVIDE FOR THE ADDITION AND DELETION OF BUILDINGS ON
THE INVENTORY BY THE C1TY COUNCIL UPON RECOMMENDATION BY THE
BoARD OF ARCHITECTURAL REVIEW AFTER STUDY AND REPORT BY A
NATIONALLY RECOGNIZED ARCHITECTURAL HISTORIAN,

ADOPT A SUPPLEMENT TO THE ZONING ORDINANCE OF THE CITY OF
CHARLESTON WHICH ESTABLISHES HEIGHT DISTRICTS CONTAINING MINI-
MUM AND MAXIMUM HEIGHTS AS DESCRIBED HEREIN FOR THE PORTION OF
THE PENINSULA souTH OF THE CrRossTOwWN Expressway (U.S. Route 17).

ADOPT THE LAND USE PLAN AND PRESERVATION INDEX DESCRIBED HEREIN
AS GUIDES FOR DEVELOPMENT PROPOSALS IN THE AREA SOUTH OF THE
CROSSTOWN EXPRESSWAY,

VIGOROUSLY ENFORCE EXISTING ANTI-LITTERING AND WEED CONTROL
ORDINANCES AND STRENGTHEN THEM AS NECESSARY TO KEEP BOTH PUBLIC
AND PRIVATE PROPERTY FREE OF WEEDS AND LITTER.

PROHIBIT BY LAW BILLBOARDS (SIGNS WHICH ADVERTISE PRODUCTS

OR SERVICES NOT AVAILABLE ON THE SAME PREMISES WITH THE SIGN)
AND SIGNS MOUNTED ON THE ROOFS OF BUILDINGS SOUTH OF THE
CROSSTOWN EXPRESSWAY.

REQUEST THAT THE FEASIBILITY OF AN ANTI-NEGLECT ORDINANCE BE
INVESTIGATED BY THE CITY. SUCH AN ORDINANCE WOULD REQUIRE
MAINTENANCE OF HISTORICALLY SIGNIFICANT PROPERTIES., WHETHER
RESIDENTIAL OR NON-RESIDENTIAL, EITHER OCCUPIED OR VACANT.

REQUEST THAT THE DEPARTMENT OF PLANNING, RELOCATION AND REDEVEL-
OPMENT CONSULT WITH THE DOWNTOWN MERCHANTS AND PROPERTY OWNERS
ALONG WITH THE DowNTOWN CouNciL oF THE CHAMBER OF COMMERCE

AND RECOMMEND A STRENGTHED DOWNTOWN REVITALIZATION PROGRAM AS
ENVISIONED HEREIN.

REQUEST THAT THE DEPARTMENT OF PLANNING, RELOCATION AND REDEVEL-
OPMENT BE ASKED TO DEVELOP AND RECOMMEND A COORDINATED REHABIL-
ITATION, AND CODE ENFORCEMENT PROGRAM FOR EXECUTION BY THE CITY.

THE REVITALIZATION OF THE WATERFRONT SECTIONS ALONG THE

CooPER AND THE ASHLEY RIVERS. AND IN THE COMMERCIAL CORRIDOR
BOUNDED GENERALLY BY CALHOUN, KING AND MEETING STREETS AND THE
CROSSTOWN EXPRESSWAY,

OFFER SUPPORT AND ASSISTANCE TO THE STATE DEPARTMENT OF ARCHIVES
AND HISTORY IN PREPARING A LEGISLATIVE PACKAGE DESIGNED TO
STRENGTHEN THE TOOLS FOR HISTORIC PRESERVATION., SEEK THE
FOLLOWING AS A PART OF THIS LEGISLATIVE PACKAGE:

AUTHORITY FOR LOCAL GOVERNMENTS TO APPOINT A PRESERVATION
AGENCY WHOSE POWERS AND DUTIES WOULD BE TO:

~ RecoMMEND TO THE Ci1TYy COUNCIL THE ESTABLISHMENT OF HISTORIC
DISTRICTS, AND DESIGNATION OF INDIVIDUAL PROPERTIES WITH
HISTORIC SIGNIFICANCE:

- REVIEW., AND APPROVE OR REJECT, PROPOSALS FOR PRIVATE DEVEL-
OPMENT WITHIN SUCH DISTRICTS AND TO REVIEW AND MAKE RECOMMEN-
DATIONS WITH RESPECT TO SUCH CHANGES PROPOSED BY PUBLIC
ENTITIES:

- ACQUIRE PROPERTIES WITH HISTORIC SIGNIFICANCE, OR ACQUIRE
A LESS-THAN-FEE INTEREST IN SUCH PROPERTIES (SUCH AS A FACADE
EASEMENT) AND TO EXERCISE THE POWER OF EMINENT DOMAIN AS
REQUIRED IN CARRYING OUT SUCH ACQUISITIONS,

- ADMINISTER A REVOLVING FUND FOR HISTORIC PRESERVATION
ACTIVITIES ESTABLISHED BY THE CiTy CounciL. THE PURPOSE OF
THE FUND WOULD BE TO PROVIDE LOW-INTEREST PRESERVATION LOANS
TO OWNERS OF HISTORICALLY SIGNIFICANT PROPERTIES AND PURCHASE
PROPERTIES AND FACADE EASEMENTS. REPLENISHMENT OF THE FUND
WOULD BE BY THE REPAYMENT OF LOANS. RESALE OF PROPERTIES.,
GIFTS AND BEQUESTS AND THE LOCAL BUDGET.

- RECOMMEND (AND THE LOCAL GOVERNMENT SHOULD HAVE THE AUTHORITY
TO GRANT) THE REBATEMENT OF REAL PROPERTY TAXES IN WHOLE OR
IN PART., FOR SPECIFIED PERIODS. AS AN INCENTIVE TO REMODEL OR
RESTORE HISTORICALLY SIGNIFICANT PROPERTIES.,

To ENSURE COORDINATION OF HISTORIC PRESERVATION WITH THE CITY'S
OVERALL PLANNING AND REDEVELOPMENT PROGRAM, SPECIFICALLY AUTHORIZE
STAFF SUPPORT FOR THE BOARD OF ARCHITECTURAL REVIEW BY THE
DEPARTMENT OF PLANNING, RELOCATION AND REDEVELOPMENT.
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INTRODUCTION

THE PEOPLE OF CHARLESTON HAVE ALWAYS BEEN PROUD OF THEIR
HISTORIC ARCHITECTURAL HERITAGE AND WHILE MANY OTHER CITIES CAN
JUSTIFIABLY CLAIM PRIDE IN THEIR HISTORIC ARCHITECTURE, NONE CAN
BOAST OF MORE OR FINER EXAMPLES THAN ARE FOUND IN HISTORIC CHARLES-
TON.,

In 1971, THE CITY OF CHARLESTON ENTERED INTO AN AGREEMENT
WITH THE DEPARTMENT OF ARCHIVES AND HISTORY OF THE STATE OF SOUTH
CAROLINA TO CONDUCT A DEFINITIVE INVENTORY OF HISTORIC ARCHITECTURE
ON THE PENINSULA SOUTH oF THE CRoSSTOWN ExPrEssway, U. S. HigHWAY
17. THE PURPOSE OF THE INVENTORY WAS TO IDENTIFY THE BUILDINGS
WHICH MAKE UP CHARLESTON'S ARCHITECTURAL AND HISTORIC HERITAGE, SO
THAT A PLAN COULD BE PREPARED TO PRESERVE THEM. SUCH A PLAN IS
PROPOSED HEREIN. THE PLAN IS NOT A SINGLE MAP OR BLUEPRINT. IT IS
THE SUM OF PROPOSED ACTIONS AND PROGRAMS DESIGNED TO PERPETUATE
CHARLESTON'S HISTORIC AND ARCHITECTURAL HERITAGE AS AN IRREPLACEABLE
PART OF ITS LIVING FABRIC,

THIS REPORT DESCRIBES THE PROPOSED ACTIONS, PROGRAMS, AND
THE BACKGROUND STUDIES LEADING UP TO THEM. IT BEGINS WITH A DES-
CRIPTION OF THE HISTORIC ARCHITECTURE INVENTORY. THIS IS FOLLOWED
BY A CHAPTER ON THE APPEARANCE OF OLD CHARLESTON, GIVING THE VISUAL
PROBLEMS. A LAND USE PLAN IS PROPOSED AS A FRAMEWORK WITHIN WHICH
DEVELOPMENT AND PRESERVATION ACTIVITIES SHOULD TAKE PLACE. NEXT, A
PRESERVATION INDEX IS DESCRIBED WHICH ESTABLISHES THE PRESERVATION
VALUE OF EACH PROPERTY - THAT IS, IT TELLS WHICH PROPERTIES SHOULD
BE PRESERVED., DEVELOPED, OR REDEVELOPED IN FURTHERANCE OF PRESERVA-
TION OBJECTIVES, FINALLY AN IMPLEMENTATION PROGRAM IS OUTLINED
DESCRIBING PROPOSALS FOR STATE LEGISLATION, CITY ORDINANCES., INSTI-
TUTIONAL ARRANGEMENTS, AND OTHER PROGRAMS AND STUDIES. [HE REPORT
CONCLUDES WITH REPORTS ON CITIZEN PARTICIPATION., AND DESCRIPTIONS
OF SPECIAL INVESTIGATIONS OF THE EXCHANGE BuILDING.

THE PLAN AND THIS REPORT WERE SPONSORED BY THE CITY OF CHARLES-
TON, WITH FINANCIAL ASSISTANCE BY THE U.S. DEPARTMENT OF THE INTERIOR,
ADMINISTERED BY THE SouTH CAROLINA DEPARTMENT OF ARCHIVES AND HISTORY.
ADVICE WAS PROVIDED BY A WIDE VARIETY AND GREAT NUMBER OF INDIVIDUALS
AND ORGANIZATIONS, PRIVATE AND PUBLIC., WHO HAVE WORKED TOWARD PRE-
SERVING THE CITY’S HISTORIC AND ARCHITECTURAL HERITAGE.
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The great triangular portion of the City south
of the Crosstown Expressway ----



HISTORIC ARCHITECTURE INVENTORY

THE IMPORTANCE OF DEFINITIVELY RECORDING THE GREAT ARCHI-
TECTURE OF HISTORIC CHARLESTON CANNOT BE OVERSTATED., OF ALL THE
SURVIVING EVIDENCE OF OUR HISTORIC CULTURE., PERHAPS NONE DEMON-
STRATES MORE CLEARLY THE LIFE-STYLE AND CULTURAL ATTAINMENTS OF
OUR FOREBEARS THAN THE PATTERNS OF THE GREAT CITIES THEY BUILT
AND THE ARCHITECTURE THEY LEFT FOR US. CHARLESTON HAS CONTINUED
TO LIVE AND WORK IN A REMARKABLE NUMBER OF FINE BUILDINGS, THERE-
FORE PRESERVING THEM IN LARGE PART AGAINST THE DEGRADATIONS OF
TIME. YET, THE MODERN CITY IS CRUEL TO OUR ARCHITECTURAL HERI-
TAGE, AND THERE HAVE BEEN MANY SEVERE LOSSES - LOSSES WHICH WERE
INADVISABLE AND UNNECESSARY. WHILE MuUcH oF CHARLESTON’S ARCHITEC-
TURAL HERITAGE IS WELL MAINTAINED AND CARED FOR WITH DEVOTION,

TOO MUCH OF IT IS IN DETERIORATING OR DETERIORATED CONDITION., SuB-
STANTIAL AREAS ARE IN JEOPARDY THROUGH ENCROACHMENT BY INCOMPATIBLE
LAND USES, BY HIGHWAY CONSTRUCTION AND BY OTHER PROPOSED LARGE
SCALE "IMPROVEMENTS.” THE VALUES WHICH THE INVENTORY PLACES UPON
CHARLESTON'S HISTORIC ARCHITECTURE ARE NOT DOLLAR VALUES, BUT
ARCHITECTURAL VALUES. THESE VALUES MAY HAVE MONETARY VALUE AS WELL.
BUT MONEY IS NOT THE EQUIVALENT OF HISTORIC AND CULTURAL VALUES.

NOR CAN DOLLARS REPLACE A GREAT BUILDING DESTROYED.

CHARLESTON CANNOT AFFORD TO LOSE MORE OF ITS GREAT HERITAGE.
NOR CAN THE STATE OF SouTH CAROLINA AND THE NATION., IN ORDER TO
PROTECT THIS ARCHITECTURAL HERITAGE, IT 1S NECESSARY FIRST TO IDEN-
TIFY AND EVALUATE IT. FROM THIS EVALUATION MUST COME PLANS FOR
THE PROTECTION AND ENHANCEMENT OF THESE ARCHITECTURAL RICHES.

THE AREA COVERED BY THE INVENTORY IS SHOWN ON THE FOLLOWING
MAP ENTITLED “THE STuDY AREA.” THIS IS THE GREAT TRIANGULAR AREA
oF THE CITY SOUTH OF THE CROSSTOWN EXPRESSWAY BETWEEN THE ASHLEY
AND THE CooPER RIVERS. [T CONTAINS THE HEART OF THE CITY oOF
CHARLESTON - ITS CENTRAL BUSINESS DISTRICT, THE COLLEGE OF CHARLES-
ToN, THE MepicaL UNIVERSITY OF SouTH CAROLINA., MAJOR PORTIONS OF
THE HARBOR AND A SUBSTANTIAL PORTION OF THE POPULATION OF THE
City, THE STUDY AREA CONTAINS AN UNIQUE TREASURE OF HISTORIC ARCHI-
TECTURE DATING FROM EARLY AMERICAN COLONIAL TIMES, AND IT IS THE
LOCUS OF MANY GREAT HISTORIC EVENTS., SIGNIFICANT NOT ONLY IN THE
HISTORY OF CHARLESTON AND THE STATE oF SouTH CAROLINA. BUT IN
THAT OF THE NATION AS WELL.

OR 0

WHILE GENERAL UNIFORMITY OF SURVEY FORMS THROUGHOUT THE
UNITED STATES IS ESSENTIAL FOR VARIOUS PUBLIC PURPOSES (SUCH AS
THE NATIONAL REGISTER OF HISTORIC PLACES), THE TECHNIQUES USED
FOR FIELD INVESTIGATION AND RECORDING IN A PARTICULAR CITY MUST
BE DESIGNED TO REVEAL THE SPECIAL CHARACTERISTICS WHICH MAKE THAT
CITY UNIQUE. IN THE CASE OF CHARLESTON, THE CONSULTANTS EIRST
REVIEWED THE SURVEY FORMS THAT HAD BEEN USED IN THE JHIS IS
CHARLESTON (1) SURVEY AND IN LATER STUDIES, THE SURVEY FORM
FINALLY SELECTED WAS DEVELOPED FROM EXPERIENCE WITH OTHER CITIES,

THE RATING OF BUILDINGS IN ANY CITY-WIDE ARCHITECTURAL SURVEY
IS PARTICULARLY IMPORTANT., ARCHITECTURAL HISTORIANS OFTEN TRY TO
AVOID RATING BUILDINGS WHERE IT IS NOT ABSOLUTELY ESSENTIAL. THERE
IS EXCELLENT REASON FOR THIS. COMPARING BUILDINGS OF ANY TYPE AND
OF ANY COMBINATION CAN ONLY HAVE ITS BASIS IN SUBJECTIVE JUDGMENTS.
THERE ARE NEITHER MATHEMATICAL., HISTORIC., NOR OTHER CRITERIA WHICH
CAN BE SCIENTIFICALLY APPLIED, THE SUBJECT MATTER IS ARCHITECTURE
AS A FINE ART AND A CRAFT -~ A HISTORICAL RECORD OF DESIGN AND A
SEQUENCE OF CULTURES,

REGARDLESS OF THE DIFFICULTY OF EVALUATION, IT IS OBVIOUS
THAT THERE ARE GREATER AND THERE ARE LESSER BUILDING. SOME BUILD-
INGS ARE PRICELESS AND MUST BE PRESERVED AT ALL c0STS. OTHERS,
THOUGH THEY SHOULD BE RETAINED WHENEVER POSSIBLE, COULD BE EXPENDED
IN THE FACE OF OVERWHELMING PUBLIC NECESSITY. AS MODERN SOCIETY
DEMANDS SPACE FOR BUILDINGS, AUTOMOBILES, AND FOR LAND USES DIFFER-
ENT FROM EARLIER SOCIETIES., THE CONFLICT BETWEEN THE OLD AND THE
NEW REQUIRES CONSTANT DECISION-MAKING ON CULTURAL MATTERS., A
SUBSTANTIAL PART OF THIS DECISION MAKING RELATES TO THE ECONOMIC
BASE OF THE COMMUNITY. SOMETIMES THE CASH VALUE OF STRUCTURES
MUST BE WEIGHED AGAINST THE IMPONDERABLE VALUES OF CULTURAL HERITAGE.,
WITH THESE THINGS IN MIND, THE CRITERIA WHICH WERE DEVELOPED FOR
BUILDING RATINGS WERE ESPECIALLY DESIGNED FOR CHARLESTON,

0 [HI1s_1s CHARLESTON - A SURVEY OF THE ARCHITECTURAL HERITAGE
oF A Un1QuE AMERICAN CI1TY. CAROLINA ART AssocIATION., HisToRIC

CHARLESTON FOUNDATION. AND THE PRESERVATION SOCIETY OF CHARLES-
ToN, S, C. , THIRD EbnITION (1964),
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THE JURY PROCESS A PRELIMINARY LIST OF
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